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PROPERTY TASK FORCE MEETING 
OF JANUARY 18, 2008 

 
The meeting will convene at 9:00 a.m., and will be held in the Board Room of the South Florida 
Regional Transportation Authority, Administrative Offices, 800 NW 33rd Street, Pompano Beach, 
FL 33064. 
 
CALL TO ORDER 
 
AGENDA APPROVAL – Additions, Deletions, Revisions 
 
DISCUSSION ITEMS 
 
D1 – Update on negotiations with Cypress Creek Partners 
 
MATTERS BY THE PUBLIC – Persons wishing to address the Committee are requested to 
complete an “Appearance Card” and will be limited to three (3) minutes. Please see the Minutes 
Clerk prior to the meeting. 
 

CONSENT AGENDA 
Those matters included under the Consent Agenda are self-explanatory and are not expected to 
require review or discussion.  Items will be enacted by one motion in the form listed below. If 
discussion is desired by any Committee Member, however, that item may be removed from the 
Consent Agenda and considered separately. 
  
C1 – MOTION TO APPROVE: Minutes of Property Task Force Meeting of November 28, 2007 
 

 REGULAR AGENDA 
Those matters included under the Regular Agenda differ from the Consent Agenda in that items will 
be voted on individually.  In addition, presentations will be made on each motion, if so desired. 
 
R1  –  REQUESTED ACTIONS: 
 
(A) MOTION TO RECOMMEND: Selection of preferred proposer for development at the 

Tri-Rail Boca Raton Station. 
 
(B) MOTION TO RECOMMEND: Governing Board’s Legal Counsel and staff to negotiate 

an agreement with the preferred proposer for development at the Boca Raton Tri-Rail 
Station. 

 
R2  – MOTION TO RECOMMEND: A counter-offer to DK Arena, Inc., and FRI Investors 

requesting a dedication of the 5.5 acres to accommodate approximately 240 parking spaces at 
the Mangonia Park Tri-Rail Station. 

 

INFORMATION / PRESENTATION ITEMS 
Action not required, provided for information purposes only. 

 
None 
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OTHER BUSINESS 
 
SFRTA EXECUTIVE DIRECTOR REPORTS/COMMENTS 
 
PROPERTY TASK FORCE MEMBER COMMENTS 
 
ADJOURNMENT 
 
 
In accordance with the Americans with Disabilities Act and Section 286.26, Florida Statutes, persons with disabilities 
needing special accommodation to participate in this proceeding, must at least 48 hours prior to the meeting, provide a 
written request directed to the Planning and Capital Development Department at 800 NW 33rd Street, Suite 100, 
Pompano Beach, Florida, or telephone (954) 942-RAIL (7245) for assistance; if hearing impaired, telephone (800) 273-
7545 (TTY) for assistance. 
 
Any person who decides to appeal any decision made by the South Florida Regional Transportation Authority Property 
Task Force with respect to any matter considered at this meeting or hearing, will need a record of the proceedings, and 
that, for such purpose, he/she may need to ensure that a verbatim record of the proceedings is made, which record 
includes the testimony and evidence upon which the appeal is to be based. 
 
Persons wishing to address the Committee are requested to complete an “Appearance Card” and will be limited to three 
(3) minutes.  Please see the Minutes Clerk prior to the meeting. 



AGENDA ITEM C1 

   MINUTES 
PROPERTY TASK FORCE MEETING  

OF NOVEMBER 28, 2007 
 
 
The Property Task Force meeting was held at 9:00 a.m. on Wednesday, November 28, 2007 in the 
Board Room of the South Florida Regional Transportation Authority (SFRTA), Administrative 
Offices, located at 800 NW 33rd Street, Suite 100, Pompano Beach, FL 33064. 
 
PROPERTY TASK FORCE MEMBERS PRESENT:  
 
Mr. James A. Cummings, SFRTA Board Member 
Mr. George Morgan, Jr., SFRTA Board Member and Property Task Force Chair 
Mr. Bill Smith, SFRTA Board Member and Property Task Force Vice-Chair  
 
PROPERTY TASK FORCE MEMBERS ABSENT:  
 
Mr. Neisen Kasdin, SFRTA Board Member  
 
ALSO PRESENT: 
 
Mr. Joseph Giulietti, SFRTA Executive Director 
Mr. Jack Stephens, SFRTA Deputy Executive Director 
Ms. Bonnie Arnold, SFRTA 
Mr. Chris Bross, SFRTA 
Ms. Loraine Cargill, SFRTA 
Mr. Bill Cross, SFRTA 
Ms. Diane Hernandez Del Calvo, SFRTA 
Ms. Mary Jane Lear, SFRTA 
Mr. Dan Mazza, SFRTA 
Ms. Teresa Moore, Greenberg Traurig 
Mr. Jeff Olson, SFRTA 
Ms. Flavia Silva, SFRTA 
Mr. Ed Woods, SFRTA 
 
CALL TO ORDER 
 
The Chair called the meeting to order at 9:05 a.m. 
 
AGENDA APPROVAL – Additions, Deletions, Revisions 
 
Mr. Cummings moved for approval of the Agenda.  The motion was seconded by Mr. Smith. 
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the Agenda approved. 
 
The Chair moved the discussions to the next item on the Agenda. 
 
DISCUSSION ITEMS 
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D1 – Update on negotiations with Cypress Creek Partners by Property Task Force Chair, George 

Morgan 
 
Mr. Morgan stated that although there have been negotiations with Cypress Creek Partners (CCP), 
the parties have not reached a conclusion to the negotiations. 
 
Mr. Masanoff, Cypress Creek Partners, LLC, provided the Property Task Force (PTF) members a 
copy of an appraisal on the SFRTA property performed by Callaway & Price, Inc. at CCP’s request.  
The appraisal report is dated November 9th, 2007 and estimates the value of the property at $3.1M. 
 
Mr. Morgan stated that the first appraisal estimated the value of the property at $12M however; it 
was followed by a revision which lowered the value of the property to $10M.  Mr. Morgan pointed 
out that the evaluation of the property performed by CCP lowered the value of the property to $3M.  
Mr. Morgan indicated that the variations of property value have caused difficulties with the 
negotiation process.  After considerations and the evaluation of CCP’s proposal, Mr. Morgan 
recommended a one-time payment of $5M, by CCP, to the SFRTA for the assumption of the 268 
parking space liability on SFRTA Cypress Creek property.   
 
Mr. Giulietti stated that the Florida Department of Transportation (FDOT) informed SFRTA’s staff 
and Legal Counsel that the SFRTA will not be part of the contract between FDOT and CCP; the 
bridge obligation will be removed from the contract; FDOT desires a 92-year lease agreement for the 
parking lot and, a single cash payment would be the most appropriate alternative since FDOT cannot 
assure payments to the SFRTA through the lease agreement.  
 
Mr. Masanoff stated that CCP will get back with Mr. Morgan on his November 16, 2007 offer and 
requested SFRTA staff to provide information regarding the maintenance costs.  
 
Mr. Morgan stated that SFRTA will provide to CCP the estimated maintenance cost that it would 
incur to maintain the 268 parking spaces as well as the kiss and ride and the other elements of the 
parking facility.  Mr. Morgan stated that the single cash payment amount was based on the present 
value of the property and construction costs and, that SFRTA staff will also provide CCP the 
financial analysis process. 
 
Mr. Cummings stated that the payment should be done within 90 (ninety) days from the execution of 
the agreement. 
 
Mr. Smith moved to recommend to the SFRTA Governing Board, at its next scheduled 
meeting, that the Agreement between CCP and SFRTA for the assumption of the 268 parking 
spaces liability on the SFRTA owned property at Cypress Creek be based upon a one-time 
payment of $5M, which will be made within a short time frame from the execution of the 
Agreement.  The motion was seconded by Mr. Cummings. 
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the motion approved. 
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The Chair moved the discussions to the next item on the Agenda. 
 
MATTERS BY THE PUBLIC – Persons wishing to address the Committee are requested to 
complete an “Appearance Card” and will be limited to three (3) minutes. Please see the Minutes 
Clerk prior to the meeting. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

CONSENT AGENDA 
Those matters included under the Consent Agenda are self-explanatory and are not expected to 
require review or discussion.  Items will be enacted by one motion in the form listed below. If 
discussion is desired by any Committee Member, however, that item may be removed from the 
Consent Agenda and considered separately. 
  
C1 – MOTION TO APPROVE: Minutes of Property Task Force Meeting of September 28, 2007 
 
Mr. Smith moved for approval of the Consent Agenda.  The motion was seconded by Mr. 
Cummings.  
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the Consent Agenda approved unanimously. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

 REGULAR AGENDA 
Those matters included under the Regular Agenda differ from the Consent Agenda in that items will 
be voted on individually.  In addition, presentations will be made on each motion, if so desired. 
 
R1 – REQUESTED ACTIONS: 
 
(A) MOTION TO RECOMMEND: Approval of the preferred proposer for development at 

the Tri-Rail Boca Raton Station to the SFRTA Governing Board. 
 
(B) MOTION TO RECOMMEND: Delegation to a person, to be named by the SFRTA 

Governing Board, to negotiate an agreement with the preferred proposer for development at 
the Boca Raton Tri-Rail Station. 

 
Mr. Stephens, SFRTA Deputy Executive Director, stated that the SFRTA received an Unsolicited 
Proposal from Boca Tri-Rail Center, LLC for development at the Boca Raton Tri-Rail Station.  Mr. 
Stephens informed that staff followed the provisions of SFRTA’s Unsolicited Proposal Policy and 
advertised the Unsolicited Proposal for 30 days.   Mr. Stephens stated that following this process 
SFRTA received a second proposal from the Yamato Road Joint Venture.  Mr. Stephens added that 
during the September 28, 2007 (PTF) meeting, the PTF voted to become the Evaluation Committee 
and to perform a comprehensive evaluation of the proposals within a 30 day period; however, due to 
the absence of a quorum for the October PTF meeting, the Governing Board Chair requested that the 
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evaluation of the proposals be brought to the October 26, 2007, Governing Board Meeting.  Mr. 
Stephens informed the Committee that the item was pulled from the October 26, 2007 Governing 
Board Meeting Agenda due to scheduling conflicts by Boca Tri-Rail Center, LLC.  Mr. Stephens 
continued explaining that each proposer will provide a brief summary this morning. 
 
Mr. Ford Gibson and Mr. Juan Caycedo presented on behalf of Boca Tri-Rail Center, LLC. 
 
Mr. Chris Brown, Mr. William Sulzbacher and Mr. Michael Langton presented on behalf of Yamato 
Road Joint Venture. 
 
Mr. Morgan requested the Proposers to provide a site plan for the development of the site. 
 
Mr. Philip M. Gonot, PMG Associates, Inc., a consultant hired by the SFRTA to perform a 
comparison of the proposals briefed the PTF and provided a comparison of both proposals. 
 
Mr. Charlie Siemon, Siemon & Larsen, P.A, briefed the PTF regarding land-use issues within the 
City of Boca Raton as well as approval process for Development of Regional Impact (DRI) and, City 
of Boca Raton Regulation codes and land-use projects. 
 
Mr. Cummings stated that SFRTA staff and Legal Counsel should be delegated to negotiate an 
agreement as opposed to a Board Member. 
 
There was discussion amongst the members regarding the development of the Boca Raton site. 
 
Mr. Cummings moved to defer for 60 days the selection of the Preferred Proposer for 
development at the Boca Raton Tri-Rail Station; and request the Proposers to submit the 
following: a site plan for the proposed development and any other additional information 
regarding the development of the site; financial return analysis; letters of recommendation 
from other government officials; letters from FDOT regarding potential access points to and 
from the Boca Raton site and, Mr. Smith to meet with the City of Boca Raton officials and 
staff.  The motion was seconded by Mr. Smith.  
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the motion approved unanimously. 
 
Mr. Smith moved to defer for 60 days the delegation to a person to negotiate an agreement 
with the Preferred Proposer for development at the Boca Raton Tri-Rail Station.  The motion 
was seconded by Mr. Cummings.  
 
The Chair called for further discussion and/or opposition to the motion. Upon hearing none, 
the Chair declared the motion approved unanimously. 
 
The Chair moved the discussions to the next item on the Agenda. 
 

INFORMATION / PRESENTATION ITEMS 
Action not required, provided for information purposes only. 
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None 
 
OTHER BUSINESS 
 
There was no Other Business discussed at this meeting. 
 
SFRTA EXECUTIVE DIRECTOR REPORTS/COMMENTS 
 
There were no Reports/Comments from the SFRTA Executive Director. 
 
PROPERTY TASK FORCE MEMBER COMMENTS 
 
There were no Comments from the Property Task Force Members. 
 
ADJOURNMENT 
 
The meeting was adjourned at 11:05 a.m.  
 



AGENDA ITEM NO. R1  
 

SOUTH FLORIDA REGIONAL TRANSPORTATION AUTHORITY 
PROPERTY TASK FORCE  

 MEETING:  JANUARY 18, 2008 
 

AGENDA ITEM REPORT 
 

 
  Consent   Regular   Public Hearing 

 
 

PROPOSALS FROM BOCA TRI-RAIL CENTER, LLC 
AND YAMATO ROAD JOINT VENTURE 

 
REQUESTED ACTIONS: 
 
(A) MOTION TO RECOMMEND: Selection of preferred proposer for development at 

the Tri-Rail Boca Raton Station. 
 
(B) MOTION TO RECOMMEND: Delegation to SFRTA Legal Counsel and staff to 

negotiate an agreement with the preferred proposer for development at the Boca Raton 
Tri-Rail Station. 

 
SUMMARY EXPLANATION AND BACKGROUND: 
 
On August 7, 2007, the South Florida Regional Transportation Authority (SFRTA) received an 
unsolicited proposal from Boca Tri-Rail Center, LLC, for development at the Boca Raton Tri-
Rail Station.  On August 19, 2007, per the provisions of its Unsolicited Proposal Policy, the 
SFRTA advertised the unsolicited proposal for 30 days.   On September 17, 2007, SFRTA 
received a second proposal from a joint venture comprised of Atlantic Coast Developers, LLC 
and LB Jax Development, LLC (Yamato Road Joint Venture.) 
 
 

(Continued on Page 2) 
 
 
Department:  Planning & Capital Development 
Department Director: Daniel Mazza, P.E. 
Project Manager:  Loraine K. Cargill 
 
FISCAL IMPACT: N/A  
 
EXHIBITS ATTACHED:  Exhibit 1: Boca Tri-Rail Center, LLC  
    Exhibit 2: Yamato Road Joint Venture 
     Exhibit 3: SFRTA Policy for Unsolicited Proposals 
    Exhibit 4: Comparison of Unsolicited Yamato Road Tri-Rail 
      Station Development Proposals 
    Exhibit 5: Responses to Questions from Proposers 
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PROPOSALS FROM BOCA TRI-RAIL CENTER, LLC 

AND YAMATO ROAD JOINT VENTURE 
 
 
 
SUMMARY EXPLANATION AND BACKGROUND: (Continued) 
 
At the September 28, 2007, Property Task Force (PTF) meeting, the PTF voted to become the 
Evaluation Committee to perform a comprehensive evaluation of the unsolicited proposals 
within a 30 day period.  However, due to the absence of a quorum for the October PTF meeting, 
the Chair requested that the evaluation of the unsolicited proposals be brought to the October 26, 
2007, Governing Board Meeting.  On October 26, 2007, this item was pulled from the Governing 
Board Agenda due to scheduling conflicts by Boca Tri-Rail Center, LLC. 
 
On November 28, 2007, both proposers presented a brief overview of their proposals to the PTF.  
Due to significant differences between the two proposals, the PTF voted to defer approval of the 
motion for 60 days and requested additional information from each proposer.   
 
Additional information requested of the proposers includes but is not limited to the following: 
 

• Site Plan; 
• Financial Return Analysis; 
• Letters of Recommendation from other government officials; and 
• Any correspondence to FDOT regarding access to the site. 

 
Additionally, at the November 28, 2007 PTF meeting, Board Member Cummings suggested 
delegating to SFRTA staff and legal counsel, the negotiation of an agreement with the preferred 
proposer.  Evaluation of the proposals is now scheduled for the January 18, 2008 PTF Meeting.  
This item is also on the agenda of the January 25, 2008 Governing Board Meeting. 
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PROPOSALS FROM BOCA TRI-RAIL CENTER, LLC 

AND YAMATO ROAD JOINT VENTURE 
 
 
 
Committee Action: 
 
R1 – (A) 
 
Approved:     ______Yes     _____No 
 
Vote: ______ Unanimous 

 
Amended Motion: 
 
 
George Morgan Yes  No 
Bill T. Smith Yes  No 
James A. Cummings Yes  No 
Neisen Kasdin Yes  No 
 
 
R1 – (B) 
 
Approved:     ______Yes     _____No 
 
Vote: ______ Unanimous 

 
Amended Motion: 
 
 
George Morgan Yes  No 
Bill T. Smith Yes  No 
James A. Cummings Yes  No 
Neisen Kasdin Yes  No 
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SFRTA Policy for Unsolicited Proposals 

TABLE OF CONTENTS 

I. Definition.............................................................................................. 1 
II. Policy.................................................................................................... 1 
III. Content of Unsolicited Proposals...................................................... 1 
IV. Supporting Information....................................................................... 3 
V. SFRTA Procedures.............................................................................. 3 
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I. Definition 

An unsolicited proposal is a written proposal for a new or innovative idea that is 
submitted to SFRTA on the initiative of the offeror for the purpose of obtaining a contract 
or other agreement with SFRTA, and that is not in response to a request for proposal, 
invitation to bid or any other SFRTA-initiated solicitation or program.  All unsolicited 
proposals are subject to approval by the SFRTA Board. 

II. Policy 

It is the policy of the SFRTA to accept the submission of new and innovative ideas. 

Unsolicited proposals allow unique and innovative ideas or approaches that have been 
developed to be made available for use in accomplishment of the SFRTA mission.  
Unsolicited proposals are offered with the intent that SFRTA may enter into a contract 
with the offeror for research and development, new services, land development or other 
efforts supporting the SFRTA mission, and often represent a substantial investment of 
time and effort by the offeror.   

References to the Property Committee in this Policy shall only apply if the SFRTA Board 
has made a specific delegation to the Property Committee to address the unsolicited 
proposal. 

A valid unsolicited proposal must: 

1. Be innovative and unique; 

2. Be independently originated and developed by the offeror; 

3. Be prepared without SFRTA supervision, endorsement, direction, or 
direct SFRTA involvement, except for preliminary meetings with SFRTA 
staff for informational purposes and/or requests for information; and 

4. Include sufficient detail to permit a determination that SFRTA support 
could be worthwhile and the proposed work could benefit the agency’s 
mission responsibilities. 

All unsolicited proposals will be treated as public records, in accordance with Florida 
Statutes, and will be made available to the public upon request. 

III. Content of Unsolicited Proposals 

Unsolicited proposals should contain the following information to permit consideration in 
an objective and timely manner: 

1. Basic information: 

(a) Offeror’s name and address and type of organization; e.g., profit, non-
profit, educational, small business; 

(b) Names and telephone numbers of technical and business personnel to be 
contacted for evaluation or negotiation purposes; 
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(c) Identification of proprietary data to be used only for evaluation purposes; 

(d) Names of other Federal, State, or local agencies or parties receiving the 
proposal or funding the proposed effort; 

(e) Date of submission; and 

(f) Signature of a person authorized to represent and contractually obligate 
the offeror. 

2. Information Required 

(a) Concise title and abstract (approximately 200 words) of the proposed 
effort; 

(b) A reasonably complete discussion stating the objectives of the effort or 
activity, the method of approach and extent of effort to be employed, the 
nature and extent of the anticipated results, and the manner in which the 
work will help to support accomplishment of SFRTA’s mission; 

(c) Names and biographical information on the offeror’s key personnel who 
would be involved, including alternates; and 

(d) Type of support needed, if any, from the SFRTA; e.g., facilities, 
equipment, materials, financial or personnel resources. 

 3. Fee 

(a) An initial fee of $25,000 payable to the South Florida Regional 
Transportation Authority must accompany an unsolicited proposal (“Initial 
Payment”).  Proposals received without the Initial Payment shall not be accepted.  
The fee may be waived by the SFRTA Board or the SFRTA Property Committee.  
Unsolicited proposals submitted by governmental entities shall be exempt from 
the payment of any fees.   
 
(b) Payment shall be made by cash, cashier's check, or any other non-
cancelable instrument.  Personal checks will not be accepted. 
 
(c)  If the Initial Payment is not sufficient to pay SFRTA's costs of evaluating 
the unsolicited proposal, SFRTA shall request in writing additional amounts 
required. The public-private partnership or private entity submitting the proposal 
shall pay the requested additional fee within 30 days. Failure to pay the additional 
fee shall result in the proposal being rejected. 
 
(d) SFRTA shall refund any fees in excess of the costs of evaluating the 
proposal after the evaluation is complete. 
 
(e) The fee requirement can be waived if conflicts with federal requirements 
or can be reduced by the SFRTA Board in the event the SFRTA Board 
determines that the estimated cost of evaluation will be less than the Initial 
Payment. 
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(f) Unsolicited proposals valued at $100,000 or less shall be exempt from 
the initial fee requirement in Section III.e(a).  However, the SFRTA Executive 
Director or his/her delegate shall have the authority to require a fee to be paid by 
the Proposer in the event that staff time devoted to the unsolicited proposal is 
substantial, as determined solely by the SFRTA Executive Director or his/her 
delegate.   

 

IV. Supporting Information 

1. Financial plan that includes in sufficient detail for meaningful evaluation: (a) 
proposed price or total estimated cost for the effort; and (b) identifies all required 
funding sources and timing of funding ; 

2. Period of time for which the proposal is valid (a 6-month minimum is suggested); 

3. Type of contract preferred; 

4. Proposed duration of effort; 

5. Brief description of the organization, previous experience, relevant past 
performance, and facilities to be used; 

6. Other statements, if applicable, about organizational conflicts of interest, security 
clearances, and environmental impacts; and 

7. The names and telephone numbers of SFRTA technical or other SFRTA points 
of contact already contacted regarding the unsolicited proposal. 

V. SFRTA Procedures 

1. Acceptance and negotiation of an unsolicited proposal: 

(a) Within 60 days of receipt of an unsolicited proposal and before initiating a 
comprehensive evaluation, SFRTA staff and Property Committee (if 
involving property) shall determine if the proposal – 

(1) Is a valid unsolicited proposal, meeting the requirements of this 
Policy 

(2) Is related to SFRTA’s mission; 

(3) Contains sufficient technical and cost information for evaluation; 
and 

(4) Has been approved by a responsible official or other 
representative authorized to obligate the offeror contractually;  

(b) If the proposal meets these requirements, SFRTA shall promptly 
acknowledge receipt and advertise for 30 days, in a newspaper of general 
circulation in one or more counties in SFRTA’s service territory, its receipt 
of the proposal and solicitation for any additional proposals.  Following 
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the end of the advertisement period, SFRTA shall begin to process any 
related unsolicited proposals.  

(c) A favorable comprehensive evaluation of an unsolicited proposal does 
not, in itself, justify awarding a contract without providing for full and open 
competition. 

2. Comprehensive Evaluation: 

(a) When performing a comprehensive evaluation of an unsolicited proposal, 
evaluators (to be selected by SFRTA staff and the SFRTA Property 
Committee, if involving property) shall consider the following factors, in 
addition to any others appropriate for the particular proposal: 

(1) Unique, innovative and meritorious methods, approaches, or 
concepts demonstrated by the proposal; 

(2) Overall scientific, technical, or socioeconomic merits of the 
proposal; 

(3) Potential contribution of the effort to SFRTA’s specific mission; 

(4) The offeror’s capabilities, related experience, facilities, techniques, 
or unique combinations of these that are integral factors for 
achieving the proposal objectives; 

(5) The qualifications, capabilities, and experience of the proposed 
principal investigator, team leader, or key personnel critical to 
achieving the proposal objectives; and 

(6) The realism of the proposed cost. 

(b) The evaluators shall notify the SFRTA Property Committee (if involving 
property) and the SFRTA Board of their recommendations when the 
evaluation is completed. 

(c) A favorable comprehensive evaluation of an unsolicited proposal does 
not, in itself, justify awarding a contract without providing for full and open 
competition. 

(d) SFRTA staff shall have at least 90 days from the close of the 
advertisement period to complete its comprehensive evaluation and 
provide its recommendation to the SFRTA Property Committee (if 
applicable) and the SFRTA Board.  When deemed necessary due to the 
complexity of the issues or other special circumstances, this timeframe 
may be extended by the SFRTA Executive Director. 

3. Contract negotiations: 

(a) SFRTA may commence negotiations on a sole source basis when an 
unsolicited proposal has received a favorable comprehensive evaluation 
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by SFRTA Staff and has been endorsed and approved by the SFRTA 
Property Committee (if involving property) and Board, respectively, and 
the requirements for a sole-source procurement in accordance with 
SFRTA’s Procurement Rule, policies and procedures have been met. 

4. Contract award: 

 (a) The award and execution of any contract or agreement relating to an 
unsolicited proposal is subject to endorsement by the SFRTA Property 
Committee (if involving property) and approval by the SFRTA Board. 

 (b) If an unsolicited proposal involves the use of any federal funds or land 
procured using federal funds, in whole or in part, the award and execution of any 
contract or agreement relating to the unsolicited proposal is contingent upon the 
applicable federal agency’s approval. 

5. Rejection of Unsolicited Proposal 

(a) SFRTA shall return an unsolicited proposal to the offeror, citing reasons, 
when its substance: 

(1) Is available to SFRTA without restriction from another source; 

(2) Closely resembles a proposed or pending competitive acquisition 
requirement; 

(3) Does not relate to SFRTA’s mission; or 

(4) Does not demonstrate an innovative and unique method, 
approach, or concept, or is otherwise not deemed a meritorious 
proposal. 



 

 

 
 
 
 
 
 
 
 
 
 
 
 
 

 
COMPARISON OF UNSOLICITED  

 
YAMATO ROAD TRI-RAIL STATION 

 
DEVELOPMENT PROPOSALS 

 
 

NOVEMBER, 2007 
 
 
 
 
 
 
 
 
  

PMG Associates, Inc. 
 4171 W. Hillsboro Boulevard, Suite 8 
 Coconut Creek, Florida  33073 
 954-427-5010 
 954-480-8836 fax 
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COMPARISON OF UNSOLICITED  
YAMATO ROAD TRI-RAIL STATION DEVELOPMENT PROPOSALS 

OCTOBER 2007 
EXECUTIVE SUMMARY 

 
 
Two unsolicited proposals were received by the South Florida Regional Transportation Authority 
to develop the property know as the Boca Raton station. The property is located just south of 
Yamato Road in Boca Raton and west of Interstate 95.  PMG Associates, Inc. (PMGA) was 
requested to evaluate the submissions according to the guidelines set forth in the written policy 
established by the SFRTA.   
 
The two proposers are the Yamato Road Tri-Rail Joint Venture (YRJV) and the Boca Tri-Rail 
Center, LLC. (BTC).  Both proposers have experience in development throughout South Florida 
and a history of development in the Boca Raton area.   
 
The advantages and disadvantages of both proposals are as follows: 
 
Yamato Road Joint Venture: 
 
Advantages: 
 

• Generates more Economic Impact 
• Has the potential to generate a larger return to SFRTA 
• Follows the planning efforts of the City of Boca Raton more closely 
• Generates more Ridership for Tri-Rail 
• Assists in the development of TODs and Multi-Modal Transportation Districts in Boca 

Raton 
• Assists in addressing Workforce Housing 
• Offers a better use of the land in the area 
• Financial Capacity is strong 
• Guarantees personal investment of principals 

 
Disadvantages: 
 

• Relies on Grants and SFRTA assistance 
• Requires additional land acquisition 
• Will take a longer time to initiate and Stabilize (approximately 5 to 6 years) 
• Contribution of 30% by the Applicant and use of SIS grants leaves a shortfall of 20% on 

the funding for the parking facility 
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Boca Tri-Rail Center, LLC.: 
 
Advantages: 
 

• The project is consistent with the DRI as currently constructed 
• Start-up would be faster (approximately 2 years) 
• Green Building proposed 
• Less funding required 

 
 
Disadvantages: 
 

• Considers grants 
• Financial Capability is unknown 
• Minimal Economic Impact 

 



 iii

TABLE 2 
COMPARISON OF PROPOSALS 

YAMATO ROAD TRI-RAIL STATION 
 Yamato Road Joint Venture Boca Tri-Rail Center, LLC 
Size of Property as Submitted 6 acres (requires additional land acquisition) 3.64 acres 
Development Scenarios 
Estimated Time Frame for Completion 5 to 6 Years 2 Years 
   Office 99,000 square feet 50,000 square feet 
   Retail 55,000 square feet 15,000 square feet 

   Residential 240,000 square feet (198 units) (Workforce 
Housing) 

None 

   Hotel 75,000 square feet (150 rooms) None 
   Parking 700,000 square feet (1,731 spaces) 28,440 square feet (711 spaces) 
   
Projected Employment 150-hotel; 110-retail; 180-office  (440) 30-retail; 100-office (130) 
   
Cost of Construction $27m – office $15m – office 
 $11m – retail $3m – retail 
 $15m – hotel None 
 $69m – parking $28,440,000 – parking 
 $78m – residential ($394,000 per unit) None 
          Totals $200,000,000 $46,440,000 
   
Returns to SFRTA $2,675,000-base rent for first 10 years 
 Plus 1% of gross revenue (participation rent) 

($16,000/year) 
 

Statements by the Applicant regarding rental 
payments: “Payments to SFRTA will be equal 
to, or greater, than those from Boca Tri-Rail 
Center, LLC” Plus 10% of net proceeds (transaction rent) 

($24,000/year) 
Returns to Economy $34,650,000-office $17,500,000-office 
 $19,250,000-retail $5,250,000-retail 
 $11,088,000-residential None 
 $8,103,000-hotel-room rates None 
 $9,310,000-spent by hotel visitors on other 

items 
None 

 $170,000,000-first year estimated Taxable 
Value 

$39,474,000-first year estimated Taxable 
Value 

NOTE: All Figures Are Approximates 
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COMPARISON OF UNSOLICITED  
YAMATO ROAD TRI-RAIL STATION DEVELOPMENT PROPOSALS 

NOVEMBER 2007 
 
 
 
INTRODUCTION: 
 
PMG Associates, Inc. (PMGA) was requested by the South Florida Regional Transportation 
Authority (SFRTA) to evaluate two development proposals submitted for the SFRTA property 
located at Boca Raton-Yamato Road Tri-Rail Station.  This evaluation was undertaken as an 
open work order under the existing General Planning Consultant contract with PB Americas, Inc. 
As these were unsolicited proposals, the procedure was to evaluate them according to the 
SFRTA policy for unsolicited proposals.  
 
 
 
SUMMARY OF PROJECT: 
 
The South Florida Regional Transportation Authority’s Boca Raton-Yamato Road Tri-Rail 
Property has been the recipient of two unsolicited proposals for development.  The property is 
located on the southwest corner of Yamato Road and I-95 in the City of Boca Raton and is 
currently used for the Tri-Rail station and parking.   Both respondents have submitted proposals 
that outline what they would like to see as the future uses on the land. 
 
 

TABLE 1 
COMPARISON OF PROPOSALS 

YAMATO ROAD TRI-RAIL STATION 
 
 Yamato Road Joint Venture Boca Tri-Rail Center, 

LLC 
 

Size of Property As Submitted by 
the Aplicant 

6 Acres (requires additional land 
acquisition) 

3.64 Acres 

Development Scenarios 
     Office 90,000 sq. ft. 50,000 sq. ft. 
     Retail 55,000 sq. ft. 15,000 sq. ft. 
     Residential 198 units (Workforce Housing) None 
     Hotel 150 rooms None 
     Parking 1,731 (700,000 sq. ft.) 711 
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RETURN TO SFRTA 
 
The return to SFRTA is the amount of revenue paid for rental of the real property required by the 
proposed project. 
 
Yamato Road Joint Venture:  
 
Yamato Road Joint Venture (YRJV) did not propose a fee for the property.  The only reference 
was a statement that “the joint venture would match or exceed the offer from Boca Tri-Rail 
Center, LLC”.  The only recourse for PMGA was to estimate that the base rent would be 
approximately the same as the $2,675,000 as calculated in the Boca Tri-Rail Center, LLC. 
proposal, which is the assumption made for this evaluation. 
 
If the base rent were to be calculated taking into consideration the additional intensity on the site,  
the base rent could be estimated to be $11,556,000, covering the first ten years of the lease.  The 
participation and transaction rent would also be proportional. 
 
Boca Tri-Rail Center, LLC: 
 
The proposers are offering escalating base rent payments over the first ten years for a total of 
$2,675,000.  Along with this amount the proposers offer 1% of gross revenue as a participation 
rent. Boca Tri-Rail Center, LLC (BTC) is also offering 10% of net proceeds as a transaction rent. 
 
The participation rent is estimated to be $16,000 per year, and the transaction rent is estimated at 
$24,000 annually. 
 
 
PROJECTED EMPLOYMENT 
 
Additional employment expected from the proposal of Yamato Road Joint Venture includes 150 
additional jobs associated with the hotel; 110 new jobs in the retail area, and 180 more positions 
involved with office work; for a total of 440 anticipated new positions. 
 
Using standard calculations it appears that the proposal from Boca Tri-Rail, LLC would expand 
the employment market by 30 retail and 100 office positions. 
 
 
RETURNS TO THE ECONOMY 
 
Yamato Road Joint Venture:  
 
Annual sales expected per the proposal from Yamato Road Joint Venture include $34,650,000 
from office sales; $19,250,000 in retail sales; $11,088,000 from residential sales; $8,103,000 
from hotel room rates, and $9,310,000 spent by hotel visitors on other items.  The first year 
estimated tax base may reach $170,000,000. 
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Boca Tri-Rail Center, LLC: 
 
Anticipated returns to the economy by the proposer include $17,500,000 from annual office sales 
and $5,250,000 in retail sales. The first year estimated taxable base will be $39,474,000. 
 
RETURNS TO OTHER GOVERNMENTAL AGENCIES 
 
The development will also generate significant revenue to the City of Boca Raton and other 
governmental entities.  For the City of Boca Raton, revenues are generated from Property Taxes, 
Franchise Fees, Utility Taxes and other fees.  Although the property is likely to be retained by 
SFRTA and leased to the developer, they would still be responsible for the value of the 
improvements on the Leasehold Property under State Property tax laws.  The revenues to the 
City of Boca Raton are: 
 
 
Category Yamato Road Joint Venture Boca Tri-Rail 

Center, LLC 
Franchise Fees $  35,200 $    5,900 
Utility Taxes $  57,000 $    9,500 
Property Taxes $561,000 $130,300 
Stormwater Fees $    9,200 $    1,600 
Communications Service Taxes  $  54.000 $    9,000 
Water/Sewer Charges $141,000 $  23,500 
Solid Waste Charges $    9,600 $    1,600 
TOTAL $867,000 $181,400 
 
 
 
Sales Taxes would be generated through the activity at the Retail and Hotel segments of the 
developments.  The estimates for Sales Taxes are: 
 
Yamato Road Joint Venture $1,640,000 
Boca Tri-Rail Center, LLC. $   315,000 
 
 
FINANCIAL CAPABILITY 
 
PMGA requested Financial Statements from the entities and individuals connected with each of 
the proposers.  This information is necessary to make a judgment of the ability of the proposers 
to finance the project and insure its completion.  Several factors were important in this evaluation 
including Net Worth, Current Assets and Liabilities.  The following are the results of that 
evaluation.  The lead reviewer of the proposals for PMGA is a Certified Public Accountant 
(CPA), registered in Florida, and has the capabilities to make the evaluation. 
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Yamato Road Joint Venture: 
 
The principals of this group, as well as the organizational enterprise that make up the basis of 
this proposal, submitted the Financial Statements to PMGA for review.  The review concluded 
that the Yamato Road Joint Venture has the necessary Capital and other Assets necessary to fund 
the project.  The security available should enable the Joint Venture to acquire interim and 
construction financing for the project. 
 
 
Boca Tri-Rail Center, LLC. 
 
A representative of this proposer stated that the principals involved were not prepared to make 
personal financial information available for review.  They stated that the biographies provided in 
the proposal were sufficient.  It is the professional opinion of PMGA that the biographies are not 
sufficient for this purpose. 
 
Due to the lack of financial information, PMG Associates, Inc. cannot provide an opinion of the 
financial ability of Boca Tri-Rail Center, LLC. 
 
 
INNOVATION IN THE PROPOSALS 
 
The rules that govern the SFRTA and the use of surplus property identify the innovation of the 
proposal as a significant factor in the award of the contract for the property.  The definition of 
Innovation is not specifically delineated in the rules.  For this evaluation, the term will be defined 
as a development that provides for the needs of the community and offers the best scenario for 
the property. 
 
The two proposals are very different in their scope and approach to development.  The Boca Tri-
Rail Center proposal uses the existing DRI for the area as the basis and includes the Office space 
as defined in that document.  One portion of the proposal includes additional square footage for 
Retail uses. 
 
The Yamato Road Joint Venture proposes to use a total of six (6) acres for the development and 
have stated that they must acquire additional property.  The proposal includes additional density 
and intensity over the DRI as currently approved.  In addition to Office and Retail uses, the 
proposal includes Workforce Housing and a Hotel on the site.  The proposal also includes 
additional parking over and above the amount required by the development scenario.  This 
proposal has also incorporated aspects of planning efforts by the City of Boca Raton regarding 
Multi-Modal Transportation Districts and Workforce Housing initiatives. 
 
Both submissions state that they would apply for various eligible grants, governmental funding 
and use of federal interstate monies.  The following was found: 
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Boca Tri-Rail Center, LLC (BTC):  
 

• Integration of parking office and retail with transit traffic through “several access points” 
in different lobbies and a covered walkway. 

• Will seek LEED certification under the Green  Building Rating System  
• Will provide transit riders with protection from the weather. 
• Possible agreement with Florida Atlantic University (FAU) for a program utilizing the 

transportation facility. 
• Proposes to use a total of 3.64 acres for the development. 

 
 
Yamato Road Joint Venture (YRJV): 
 

• Proposes to increase transit ridership 
• Proposes to increase the amount of SFRTA revenues. 
• Innovations that will “increase pedestrians walking at any given hour of the day or night” 

within the site area. 
• Innovations that will increase the walking distance of trips. 
• And thus increase the number of customers who would have access to the Tri-Rail 

Station. 
• Proposes to use a total of six acres for the development. 
• Brings forward “TheNewCommunityParadigm.”  This is one where buildings touch each 

other and cars are parked within each structure.  There would be no surface parking lots. 
• Included will be Work Force Housing Units which would be pursued by grants. 
• Weather protection of pedestrians from the elements. 
• Proposes to include a hotel. 
• Unable to ascertain what buildings would go on what sites/acreages. 

 
 
FUNDING: 
 
In evaluating the submissions, the following funding details were found. 
 
Boca Tri-Rail Center, LLC (BTC): 
 
A through examination of the submission was conducted and the only points found were the two 
bullets listed below.  There was no mention of where the funding for this venture would come 
from and what sources would be used for the site. 
 

• Will provide the SFRTA (Landlord – page 15) with an unconditional letter of credit of 
face amount of $1 Million or a surety bond in a similar amount; 

• Will provide the SFRTA with a performance bond and payment or cash bond in the 
amount of the cost of construction of the improvements. 
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Yamato Road Joint Venture (YRJV): 
 
The YRJV group proposes to use the following sources of funds: 

• Secured funding through private equity sources; 
• Proposes a fee simple purchase of land owned by SFRTA;  (page 21) 
• Equity funds from YRJV; 
• YRJV has sole responsibility to secure all financing for the Yamato Road Development, 

(except for the fringe and corridor parking and transportation grants and funds); 
• Federal, State, Regional and local government support; the proposal states that the project 

is contingent of receipt of grants 
• With SFRTA as a partner, conduct SIS (Strategic Intermodel System) Planning to secure 

fringe and corridor parking facilities.  It is planned to operated as a public-private 
partnership but approximately 30% of the parking costs and all operations and 
maintenance costs would be paid by YRJV “development and related ongoing fees, 
assessments or other revenues.” 

• License fee revenues – paid for use of CIS-related patented inventions.  These will be 
used to fund on-site higher education and community events that “mitigate adverse social 
urban conditions.” 

• Other transportation improvement grants; 
• Safe neighborhood District (F.S. 163.501-516) funds. 
• Florida Housing Finance Corporation grants for workforce housing. 
• Other special district funding thru an application process. Will review these options with 

the City of Boca Raton during review and approval process. 
• Additional grants in the areas of: 

o Energy efficiencies; 
o Reduced carbon emissions; 
o Emergency preparedness, hurricane evacuation and refuge facilities and disaster 

planning; 
o “Community Gardening”. 

 
 
CAPABILITIES OF THE TEAM: 
 
Both teams are composed of specialized individuals and corporations that have backgrounds and 
experience in many professional fields, a short synopsis of their capabilities is outlined below. 
 
Boca Tri-Rail Center, LLC (BTC): 
 
The principals of BTC have been involved in the following projects: 
 

• Blue Lake Office Park 
• Miami One Centre, Inc. 
• Boca Village 
• Plaza San Remo – Miami 
• Flamingo Pavilion – Miramar 
• Beacon Centre – Miami-Dade County 
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• Baptist Medical Center – Miami-Dade County 
• Beacon Pointe – Weston 
• NCCI/IBM – Boca Raton 
 

BTC is a Florida LLC and the principals described in the submission are;  
 
Ned Siegel: 
 
Mr. Siegel is an attorney and real estate developer located in Boca Raton. His real estate and 
investment firm, The Siegel Group, is active in commercial, residential, realty management and 
investment development.  He co-founded SGS Communities prior to selling it to D.R. Horton, 
Inc.  His experience in local development and real estate has been in; Blue Lake office park, and 
Miami One Centre in Miami, Florida.  He was also is involved in Boca Village, which consists 
of retail, restaurants, offices, banks, child care and mass transit facilities. 
 
Malcolm Butters: 
 
Malcolm Butters, of Butters Construction and Development (Coconut Creek) has a background 
in finance, leasing, property management job cost analysis, financial planning, marketing, 
administration and negotiation.  He has received awards from various industry organizations for 
industrial development and developer of the year.  He has been in business since 1988.  Butters 
is the third largest commercial developer in South Florida and they are developing 1.5 million 
square feet. 
 
O. Ford Gibson: 
 
Mr. Gibson is the founder and principal of Gibson Development Partners of Coral Gables, a 
commercial real estate development firm.  Since 2004 he has developed a mixed use project in 
South Miami (Plaza San Remo) of 184,000 square feet and the Flamingo Pavilion, at 34,000 
square feet, which is a medical condominium in Miramar.  Both projects are sold-out.  Mr. 
Gibson, prior to opening the Gibson Development Partners, was the COO of the Codina Group 
of Miami.  His Palm Beach County experience includes the 300,000 square foot NCCI and 
150,000 square foot IBM buildings in Boca Raton. 
 
Howard Weiss: 
 
Mr. Weiss is an attorney and founding partner of Weiss, Handler, Angelos & Cornwell, P.A. Mr. 
Weiss’ practice appears to center on civil litigation, and construction transactions.  He has 
represented condominium associations regarding construction defects. 
 
 
Yamato Road Tri-Rail Station Development Proposal (YRJV): 
 
This team submission consisted of LB Jax Development, LLC and Atlantic Coast Developers, 
LLC who are organized as a joint venture named Yamato Road Joint Venture (YRJV).   
 
The principals of YRJV have been involved in the following projects: 
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• 1350 Main – Sarasota, Florida 
• West University Lofts – Gainesville 
• 113 West Adams Street – Jacksonville 
• Avenue Walks – Jacksonville 
• Plantation Crossing – Clay County, Florida 
• Branan Field Walk, Clay County, Florida 
• The Crossings of Carmel Creek – Hutto, Texas 
• Shoppes of Amelia Concourse, Nassau County, Florida 
• Deer Creek – Sarasota, Florida 
• And other developments 

 
The individuals identified as the key personnel are: 
 
 
Michael Langton: 
 
Mr. Langton founded Langton Associates in 1981 as a consulting firm specializing in grant 
services.  He has also served in the Florida House of Representatives from 1985-1992.  In 1999 
he started LB Jax Development LLC which is a housing and mixed use development company.  
He has developed projects in; Sarasota, Gainesville and Jacksonville. 
 
William Sulzbacher: 
 
Mr. Sulzbacher is the president and CEO of Atlantic Coast Developers, LLC. (ACD)  ACD 
develops retail and mixed use projects along with redevelopment projects in the South and 
Florida.  Currently ACD is working on development Regional Activity Center (RAC) in 
Jacksonville.  His experience dates to the 1970’s.   
 
Christopher J. Brown: 
 
Mr. Brown’s background includes over 30 years in the real estate field with years in the 
redevelopment areas of Florida.  He currently directs and serves as an operating partner for 
Sarasota Main Street Realty – affiliated with LB Jax Development.  Mr. Brown is a licensed real 
estate broker and contractor and served as Delray Beach’s Executive Director of the Community 
Redevelopment Agency for nine years.  Recently he has completed the restoration of 18,000 
square feet in downtown Jacksonville with affordable rental units.    
 
Robert Abbasi: 
 
Mr. Abbasi co-founded the Atlantic Coast Developers, LLC in 2004 and also is President and 
CEO of RTI Properties, Inc. of Gardena, California.  He also was the co-founder of Western 
Commercial Bank in Los Angeles.  He has been operated RTI since 1986. 
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MARKET CONDITIONS – LIKELIHOOD OF SUCCESS 
 
 
The opportunity for success of either of the two proposals is based on the market conditions in 
the area.  Without a demand of sufficient strength, these developments will not be able to absorb 
into the overall market.  Final absorption is a factor of demand, product offered and pricing.  
These factors are not available at this time, making final market estimates inappropriate.  
However, the overall demand for the product offered can be measured in a relative sense. 
 
The development scenarios include several land uses that can be incorporated into a final project.  
Each of these uses will be discussed separately and provide a sense of the opportunity available.  
It is important to note that this study is not a Market Analysis, but a review of the proposals as 
submitted to SFRTA.  The market conditions discussed here are general in nature and reflect 
standard analysis techniques without the detail required for decision by a potential investor. 
 
Residential: 
 
The residential market in Boca Raton has been limited due to the lack of land available for 
construction and the recent housing market decline.  However, Boca Raton has some of the 
highest home values in the area with nearly two-thirds of the housing stock valued over 
$300,000.  New projects are also limited with only two in the general area of the Yamato Road 
Tri-Rail Station.  One of the projects is high-end with the other more moderate in price. 
 
Provision of “Workforce” Housing would be met with significant demand based on housing 
prices of between $300,000 and $350,000.  Rental projects are also in short supply and would 
meet a significant need in the community. 
 
Retail: 
 
The current retail supply in the area is strong with low vacancy rates (4%), yet some of the 
highest rental rates in Palm Beach County, based on research by CBRE.  Most of the existing 
retail in the area is confined to limited nodes and serves neighborhood and employee-based 
markets. 
 
The two projects under consideration have significantly different amounts of retail based 
partially on the amount of land available for the development.  The retail space provided by Boca 
Tri-Rail Center, LLC. should be absorbed within one year from the initiation of leasing. 
 
Absorption for the Yamato Road Joint Venture will require additional time due to the additional 
square footage.  A reasonable estimate is that the retail space will fully absorb within one to two 
years from initiation of leasing. 
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Office: 
 
Completion of office projects have been slowed over the past several years due to high land costs 
and low capitalization rates for the investments.  However, the West Boca market has reacted 
very differently than the East Boca market and the Central Business Area of West Palm Beach.  
Characteristics of the West Boca Office market are: 

• Vacancy Rates of between 10% and 13%; vacancy rates have been declining 
• Inventory has remained flat over the past six years 
• Average rents are: 

o Class A - $35 per square foot 
o Class B - $27 per square foot 

 
The subject property is best suited for Class B office space and would likely reach stabilization 
in two years for the Boca Tri-Rail Center and three to four years for the Yamato Road Joint 
Venture. 
 
 
Hotel: 
 
The prospect for hotel use is based on the changes in occupancy rates for hotels in Palm Beach 
County, particularly in the South County area.  Based on current data from the Palm Beach 
Tourist Development Council, the average occupancy is 74%, which is a steady increase over the 
past few years.  Based on this trend, a hotel could be successful in this location.  The best 
potential is likely for a Business Class Hotel on the site. 
 
 
RIDERSHIP 
 
The potential for additional ridership on Tri-Rail is another factor that should be considered 
when evaluating the competing proposals.  Trip generation tables can be used to estimate the 
total amount of trips from each of the developments.  However, the modal split for these trips is 
not known without conducting a traffic study.  It is reasonable to assume that the Yamato Road 
Joint Venture project will generate more ridership on Tri-Rail than the competing proposal.  This 
is due to the higher intensity of the uses and the inclusion of Workforce Housing. 
 
 
COMPARISONS OF RESULTS 
 
Table 2 provides all of the comparisons available for the two proposals. 



November 16, 2007 11

TABLE 2 
COMPARISON OF PROPOSALS 

YAMATO ROAD TRI-RAIL STATION 
 Yamato Road Joint Venture Boca Tri-Rail Center, LLC 
Size of Property as Submitted 6 acres (requires additional land acquisition) 3.64 acres 
Development Scenarios 
Estimated Time Frame for Completion 5 to 6 Years 2 Years 
   Office 99,000 square feet 50,000 square feet 
   Retail 55,000 square feet 15,000 square feet 

   Residential 240,000 square feet (198 units) (Workforce 
Housing) 

None 

   Hotel 75,000 square feet (150 rooms) None 
   Parking 700,000 square feet (1,731 spaces) 28,440 square feet (711 spaces) 
   
Projected Employment 150-hotel; 110-retail; 180-office  (440) 30-retail; 100-office (130) 
   
Cost of Construction $27m – office $15m – office 
 $11m – retail $3m – retail 
 $15m – hotel None 
 $69m – parking $28,440,000 – parking 
 $78m – residential ($394,000 per unit) None 
          Totals $200,000,000 $46,440,000 
   
Returns to SFRTA $2,675,000-base rent for first 10 years 
 Plus 1% of gross revenue (participation rent) 

($16,000/year) 
 

Statements by the Applicant regarding rental 
payments: “Payments to SFRTA will be equal 
to, or greater, than those from Boca Tri-Rail 
Center, LLC” Plus 10% of net proceeds (transaction rent) 

($24,000/year) 
Returns to Economy $34,650,000-office $17,500,000-office 
 $19,250,000-retail $5,250,000-retail 
 $11,088,000-residential None 
 $8,103,000-hotel-room rates None 
 $9,310,000-spent by hotel visitors on other 

items 
None 

 $170,000,000-first year estimated Taxable 
Value 

$39,474,000-first year estimated Taxable 
Value 

NOTE: All Figures Are Approximates 



















AGENDA ITEM NO. R2  
 

SOUTH FLORIDA REGIONAL TRANSPORTATION AUTHORITY 
PROPERTY TASK FORCE  

 MEETING:  JANUARY 18, 2008 
 

AGENDA ITEM REPORT 
 

 
  Consent   Regular   Public Hearing 

 
 

NEGOTIATIONS AMONG SFRTA, DK ARENA, INC., AND FRI INVESTORS 
FOR THE MANGONIA PARK TRI-RAIL STATION 

 
REQUESTED ACTION: 
 
MOTION TO RECOMMEND:  A counter-offer to DK Arena, Inc., and FRI Investors requesting a 
dedication of the 5.5 acres necessary to accommodate approximately 240 parking spaces at the 
Mangonia Park Tri-Rail Station, including the required access and drainage easements at no cost, visible 
entrance sign and directional signage to Tri-Rail Station; and providing for a temporary parking lot 
during construction of the Tri-Rail parking area. 
 
SUMMARY EXPLANATION AND BACKGROUND: 
 
On October 17, 1995, the South Florida Regional Transportation Authority (SFRTA) entered into a 10 
year Lease and Easement Agreement (Lease) with Investment Corporation of Palm Beach (d/b/a Palm 
Beach Jai Alai) for approximately 7.1 acres of land to be used as parking at the Mangonia Park Tri-Rail 
Station (Station) and an additional 1.1 acres for access rights to the station.  The property was later 
transferred as a gift to DK Arena, Inc., a wholly owned subsidiary of Don King Productions, Inc.  
 
In 2003, SFRTA staff attempted to negotiate a new Lease with DK Arena since the terms of the Lease 
were expiring.  SFRTA was not successful in reaching an agreement with DK Arena, despite several 
meetings over a two year period.  Accordingly, on October 17, 2005, the Lease expired by its own terms 
and the tenancy converted to a month-to-month tenancy, terminable by either party with 30 days notice. 
 
 

(Continued on Page 2) 
 
Department: Planning & Capital Development 
Department Director: Daniel Mazza, P.E. 
Project Manager:  Loraine K. Cargill 
 
FISCAL IMPACT: N/A  
 
EXHIBITS ATTACHED:  Exhibit 1: Letter to Town of Mangonia Park  

Exhibit 2: FRI Site Plan 
Exhibit 3: Letter from KHA & SFRTA Site Plan 
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NEGOTIATIONS AMONG SFRTA, DK ARENA, INC., AND FRI INVESTORS 
FOR THE MANGONIA PARK TRI-RAIL STATION 
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SUMMARY EXPLANATION AND BACKGROUND: (Continued) 
 

On December 1, 2006, DK Arena contacted SFRTA to discuss negotiating terms for a new lease.  The 
new lease agreement would be in conjunction with DK Arena’s sale of the property to FRI Investors 
(FRI.)  FRI proposed a development plan of approximately 492,800 square feet of distribution space, 
108,400 square feet of flex space, 42,600 square feet of office and retail space, and leasing SFRTA  
approximately 3.3 acres for parking. Staff met with the Town and FRI on several occasions to 
emphasize the need for a dedication as opposed to a lease since the potential for state and federal 
funding sources required ownership of the parcel or at a minimum a long term lease.   
 

On May 11, 2007, FRI’s best and final offer was brought to the Property Committee and a 
recommendation forwarded to the SFRTA Governing Board.  On May 25, 2007, the SFRTA Governing 
Board voted to 1.) Terminate lease negotiations with DK Arena; and 2.) Direct staff to request a 
dedication of the seven acres currently used for parking at the Station.  On June 11, 2007, SFRTA 
forwarded a correspondence to the Town of Mangonia Park (Town) with a copy to DK Arena requesting 
the Town’s assistance in obtaining a dedication of the seven-acre parcel currently used for Tri-Rail 
parking (see Exhibit 1.) 
 

On November 30, 2007, SFRTA staff and legal counsel met with DK Arena and FRI at their request, to 
discuss SFRTA needs at the Station.  Staff communicated to DK Arena the SFRTA Governing Board’s 
decision to request a dedication of the seven-acre parcel initially leased to SFRTA.  At that meeting, FRI 
presented a site plan that proposed providing SFRTA with 3.43 acres upon which to construct the 
necessary parking and stated that the 3.43 acre parcel could accommodate 240 parking spaces (see 
Exhibit 2.)  Accordingly, SFRTA staff stated that upon authorization from the SFRTA Governing 
Board to resume negotiations, the authority would retain an engineering firm to review the parcel 
sketch.  
 

On December 7, 2007, the SFRTA Governing Board authorized negotiations with DK Arena and 
assigned the negotiations to the Property Task Force.  Subsequently, SFRTA tasked Kimley-Horn & 
Associates (KHA) with the job of reviewing the parcel sketch and determining the number of parking 
spaces that could be accommodated on the 3.43 acre site.  KHA met with officials of the Town of 
Mangonia to determine the local codes associated with permitting such a parking lot.  Based upon the 
applicable local codes and SFRTA requirements relative to circulation, drop-off, and a dedicated bus 
lane, it was determined that the 3.43 acre parcel could only accommodate 125 parking spaces.  SFRTA 
staff also requested that KHA determine what acreage would be necessary to accommodate 240 parking 
spaces based upon FRI’s current site plan.  KHA determined that a 5.5 acre parcel would be necessary to 
accommodate the required parking consistent with local code requirements (see Exhibit 3.)   
 

SFRTA’s parking requirements currently exceed the 125 parking spaces, thus the proposed dedication 
would not meet present needs and clearly leaves no possibility for expansion of service.  In conjunction, 
SFRTA Parking Study also identified a future requirement of 465 parking spaces for the Station, and a 
January 10, 2008 parking count found that Tri-Rail patrons were utilizing 171 spaces.    
 

(Continued on page 3) 
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SUMMARY EXPLANATION AND BACKGROUND: (Continued) 
 
Due to the significant difference between the two site plans, it was agreed by SFRTA and FRI that their 
consultants meet on January 7, 2008, to attempt to reconcile the differences between the site plans.  
During the meeting, it was determined that the purchaser's consultant had assumed that certain variances 
could be obtained from the Town of Mangonia related to the parking facility.  This plan also failed to 
consider a utility easement and other design considerations.  Without these variances, it would not be 
possible to build the 240 parking spaces on the 3.43 acre parcel.   
 
Staff is now recommending that a counter-offer be presented to the DK Arena and FRI requesting a 
dedication of the 5.5 acre parcel necessary to accommodate the 240 parking spaces.  Due to the 
availability of funding from the Florida Department of Transportation, it is imperative that an agreement 
be reached by January 31, 2008.  If the parties are unable to reach an acceptable agreement by the 
February 22, 2008, Governing Board Meeting, the necessary funding source for the construction of the 
parking facilities may be unavailable. 
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Committee Action: 
 
Approved:     ______Yes     _____No 
 
Vote: ______ Unanimous 

 
Amended Motion: 
 
 
George Morgan  Yes  No 
Bill T. Smith  Yes  No 
James A. Cummings  Yes  No 
Neisen Kasdin  Yes  No 
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